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Topics of Discussion

 What is the “Equalized Value™?
 Why do we have “Equalized Value™?
e Uses of Equalized Values
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What Is the “Equalized Value”?

o Statistical Full Market Value Estimate of
taxable property (except ag lands,
undeveloped and ag woods) reported for
each municipality in the State

* Reported by statutory taxable property
classes
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Equitable Tax Distribution

e Equalization process does not
extend to individual parcels or items
of taxable property

 Individual parcel/property tax equity
IS dependent on an equitable
municipal assessment roll
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Why do we have Equalized Value?

 Need for comparable value base to
administer entire property tax system
for levy purposes

 To maintain fairness and equity In
property tax distribution
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Uses of Equalized Value

Property Tax Levy Distribution

Counties, School Districts & Vocational
Education Districts, State Reforestation Tax

State Aids Allocation

Debt limit Calculation

Municipal Tax Rate Comparability
Testing Municipal Asmt Equity

Equating Manufacturing Property Asmts
Levy Limit Calculations
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Town of Harrison, Grant County

Town of Harrison (22020)
Grant County
Taxing Jurisdiction: Grant County (22999)

1. Share Of County Taxes:

Tax Year Total County Tax Levy
2004 $8,564,604
2005 $8,993.,629
Difference $429,025
% Change 5.0093% I
2. % Of Grant County :
a b C
T. Harrison Grant County % of Total Taxing
Tax Year Equalized Value Equalized VValue Juris EQ Value
=al/b
2004 $ 22,701,500 $1,967,825,300 1.1536%
2005 $ 30,200,200 $2,282,600,800 1.3231%
Difference 0.1694%
[26 Change 14.686379%
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Town of Harrison, Grant County

CAUSE OF CHANGE

A. Change in Tax Levy:
Tax Year Levy
2004  $98,804.18
2005  $103,753.55
A= $4.949.37

% Change 5.009272%

Total Change = A+B+C
$20,187.00
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B. Relative Value Change
Tax Year Value
2004 $98,804.18

2005  $113314.93
B= $14,510.75

% Change 14.686373%

Grant County Levy
2004  $98,804.18

2005 $118991.19
20,187.02

% Change 20.431341%

C. Combined Value & Tax Changes:

Value  $429,025.00
Rate 0.169427%
C=

% Change 0.735677%
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Town of Harrison, Grant County

Taxpayer's Change in Taxes for Town of Harrison, Grant County

1. T. Harrison Share Of Grant County Taxes:

Tax Year Levy
2004 98,804.18
2005 118,991.19

20,187.01

% Change 20.431332%

2. Sample Taxpayer Percentage Of The T. Harrison :

A B
Sample Taxpayer Town of Harrison
Tax Year Assessed Value Assessed Value
2004 $100,000 $ 17,266,700
2005 $100,000 $ 16,585,900

=A/B
% of
Municipal Value
0.5791495%
0.6029218%
0.023772%

% Change

4.104691%
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Town of Harrison, Grant County

CAUSE OF CHANGE

A. Change in Tax Lewy:
Tax Year Levy

2004 $572.22

2005 $689.14

A= $116.92

% Change 34.478%

Total Change = A+B+C
$145.21
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B. Relative Value Change C. Combined Value & Tax Changes:
Tax Year Value
2004 $572.22 Value  $20,187.01
2005 $595.71 Rate 0.023772%
B=  $2349 C= 480

% Change 4.105064% % Change 0.838838%

Grant County Levy
2004 $572.22
2005 $717.42
$145.20

[% Change  25.374666%]




Town of Harrison, Grant County

Town of Harrison (22020)
Grant County

Taxing Jurisdiction: School District of Lancaster (222912)
1. Share Of School Taxes:

Tax Year Total School Tax Levy
2004 2,638,517.00
2005 2,414,002.00
Difference (224,515.00)
% Change -8.509136% |
2. % Of School District of Lancaster :
a b C
T. Harrison Lancaster Schools % of Total Taxing
Tax Year Equalized Value  Equalized Value Juris EQ Value
=alb
2004 $ 168,552 $ 268,755,863 0.062716%
2005 $ 265,478 $ 308,135,850 0.086156%
Difference 0.023440%
[°6 Change 37.375835%
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Town of Harrison, Grant County

Taxpayer's Change in Taxes for Town of Harrison, School District of Lancaster

1. T. Clifton Share Of School District of Lancaster:

Tax Year Levy
2004 1,654.76
2005 2,079.81

425.05

% Change 25.686504%|

2. Sample Taxpayer Percentage Of The T. Clifton/Lancaster Schools :

A B =A/B
Sample Town of Clifton % of
Tax Year Assessed Value Assessed Value  Municipal Value
2004 $100,000 128,200 78.003120%
2005 $100,000 145,800 68.587106%
-9.416015%

| % Change -12.071331% |
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Selected Town % Changes 2004 to 2005

2004 2005 ' % |% Change
EC Yalue EC Value Change Change | Apportnmt
T. of Harrisan
F.E. $ 409 700 29 571,700 7462000 | 33%
F.F. $291 500 Fas SO0 dab SO0 13%
Total $22.701,500 | $30,200,200 | $7.498.700 | 33% 15%
T. of Hazel (Green
F.E. dao 209 200 bdb 578 B0 b 1B9 400 | 21%
F.F. d7o0 SO0 do3d OO d45 SO0 b
Total $38,997.900 | $47.213,.200 | $8.215.300 | 21% 4%
T. of Hickory Grove
F.E. b0 755 400 b3 230 200 b2 431,500 12%
F.F. d421 500 $460 SO0 $35 300 4%
Total $21,219.900 | $23.691,000 | $2.471.100 | 12% 4%
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Grant Co. Twn-Vil-City % Change 2004 to 2005

2004
EQ Yalue

2005
EQ Yalue

b
Change

Yo
Change

% Change
Appartnmt

Town Totals - Grant County

F.E. hod5 gby Al
F.F. $13. 743 500
Total $859.610.800

w1 053 305 800
$17 8759 000

$1.071.248.800

p211.638.0(

P07 202 300
$4,135 700

25%

Yillage Totals - Grant County

F.E. $a06 566 SO0 $a333, 503,300 b6 2560 600 8%

F.F. b5 747 BO0 #5550 A00 $ 1022 600 2%

Total $312.614.100 | $339.,653.500 | $27.039.400 | 9% -f'%
City Totals - Grant County

F.E. d7oE 355 200 $a7 1 006 500 $o02 b4y BOO 10%

F.F. b4 D53, 100 $25 8359 500 $o56 400 4%

Total $813.312.300 | $896.946,300 | $83.634.000 | 10% 5%
Totals - Grant County

F.E. $1.941 0593 200 | 2258, 179 500 | §317 086,700 | 16%

F.F b4 444 000 $49 BRSO b5 A4 00 1255

Total $1,985537.200|%$2,307.848,600|$322.311.400| 16%
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Town of Harrison Full Values
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5, 30.59

Reg, 34.9%

O Res

O Com

O Agr

@ Pers
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50% -
Forest5
40%
30% -
20% -
10%
0/ |
0% 2003 2004 2005
O Res 30.5% 30.5% 34.9%
0O Com 0.3% 0.3% 0.5%
O Agr 13.5% 12.3% 9.2%
O Pers 0.6% 1.3% 1.1%
m Forest5M 55.1% 55.7% 54.4%

Years 2003, 2004, 2004
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Major Components of
Equalized Value Change

 Economic Adjustment
 New Construction
o All Other
- Field review
- Assessor’s Final Report
- S.70.57 Corrections
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Town of Harrison - Change Report by Property Class
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Town of Harrison - Change Report by Property Class

2004 Econ % [Mew Const. | All Other 2005 Total %
ECl Yalue | Change| % Change |% Change)]  EQ %alue Change Change
Und
Land $186.,000 15% 0% -35% $147 400 $38.600 21%
Ag F
Land $262.600 33% 0% 435% $1.492.200 | $1.229.600 | 468%
Forest
Land | $2,834900 | 33% 0% -88% $1.292 400 | $1.542500] 54%
Other
Land B2 142 000 10% 1% 0% $2 379 300 $237 300 11%
lmp B7 213 900 11% 2% A0% $11,115 000 $3 501,100 54 %
$9,355.900 | 11% 2% 31% $13.494,300 | $4.138.400 | 44%
Totals
Land $a 505 800 14% 0% - 2% $5 596 500 $1 057 500 12%
I P13 500500 1 B% 3% 30% $19 575 400 B0 374 S00 A7 %
$22.409.700| 9% 2% 22% $29.871,700 | $7.462,000 | 33%
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Economic Adjustment

« DOR annual review of RE sales.
o Use / Reject determination.
« Assessment / Sales ratio analysis (SAS).

- Statistical projection (residential,
commercial, other).

* Fielded Sales Analysis (FSAS)
— 38 acres +

— Unit value projection (undeveloped, agric.
forest, forest, other land).

* Use Value units (agricultural).

Slide 21



Residential Sales Analysis

TOWN OF HARRISON 2005 RESIDENTIAL ASSESSMENT LEVEL=56.90%
2005 Sales Sale Date Parcel Number Assessed Value Sales Price Ratio
08/05 20-856-0000 70,000 200,000 35.00%
2004 Sales Sale Date Parcel Number Assessed Value Sales Price Ratio
09/04 20-362-002 68,200 149,900 45.50%
04/04 20-226-010 110,000 140,000 78.57%
178,200 289,900 61.47%
2003 Sales Sale Date Parcel Number Assessed Value Sales Price Ratio
09/03 20-715-000 40,500 90,000 45.00%
07/03 20-856-000 70,000 144,000 48.61%
05/03 20-593-010 82,500 98,000 84.18%
193,000 332,000 58.13%
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Grant Co. Equalized Units ($/Ac.)
2004 Sales ($/Ac.) 2005 Equalized

Agric (Till) 214 [ Ac

Agric (Past) 65/ Ac

Agric (Total) 2,159/ Ac 154 / Ac
Fallow 955/ Ac
Undevel. 609 / Ac 200/ Ac
Agric. Forest 873/ Ac
Forest 1,762 | Ac 1,771/ Ac

Other (site) 8,350/ Ac 7,679/ Ac
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Assessor’s Final Report

 New Construction (includes remodeling
and partial construction)

 Demolition

« Shifts in classification
 Annexations

e Change In exempt status
* Personal property
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Field Review — Procedures (1)

 DOR check/audit of equalized values.
o Typically 6-7 year county cycle.
e Grant County

— All districts applied in 2005

— Villages/Cities field work — 2003

— Towns field work — 2004

— Completed by experienced DOR appraisers
— Previous field review - 1992
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Field Review — Procedures (2)

 Samples extracted from assessment rolls
— For residential, commercial, and other improvements.

— 15% of class improvements (20 — 50 for residential
and other).

— 15% of class improvements (10 — 30 for commercial)
— Past three years of sales included
— No sample if sufficient sales in past three years

o Assessor Property Record Card’s

* View sales/sample in field (commercial — interior
Inspection)
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Field Review — Procedures (3)

e Vol. Il cost manual — residential & other
e Marshall & Swift manual — commercial
 Market adjustments derived from sales

« RCNLD modified by market adjustments
e Land values — based upon vacant sales.
 Asmt/Sales or Sample Value = Ratio

e Class values projected from average ratio.
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Town of Harrison - Residential Property Class

]
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Town of Harrison - Residential Property Class

Slide 29



Town of Harrison - Residential Property Class

|DISPERSION ANALYSIS 1.HARRISON
Technician: SHAROH MCRTH: ] YEAR: 2004 APPRAISER: J. PEWDL
Date Entered: 11526504
District: T. HARRISOM COUNTY: GRANT CLASS: RESIDEMNTIAL ASSESSMENT YEAR: 2004
| CODE: D20
|SAMPLE Sale Sale Assessment Appraigal Assessment  Appraisal RATIO
Lo MemERID  ___Date Price __ _Land__ _Imp ___Land ___Imp____ Total ___Total __ _LAMD WP, TOTal
TOTAL 149,300 1,337,500 433100 2,171,900 1,486,800 2,605,000 3447T% B1.83%  A70T%
CLASS vs. SAMPLE Comparison: Land Improved Tuotal AGGREGATE aA7.07%
Total Class Asmt Value = Ba0,800 5,185,100 5,835,900 MEAM: ah6.55%
Fercent ofvValue = 22.9% 20.8% 20.5% MEDIAM: 05 66%
SAMPLE SIZE = 21
Total Parcel Count= 100 490 FRD: 99 07 %
Fercent of Count= 21.0% 23.3% COD {calc): 12.51%
PROJECTED FULL YALLE BY AGGREGRATE RATIO = £1,887 900 %8419 800 $10,2307 700
BASE WVALUE OF CLAES = $685100 %6 230600 F6 8145 700 Sales Onlykon Sales
Collar Change = §1,202,800 %2,189200 3,392,000 Mean: AaT.7T2%  A6.35%
Fercent Change = 175.87% 35.14% 49.05% Count: 3 18
CLASS RATIO = 34 47% B1.598% A6 62%

Total Class Projection % change by Median ratio=

81 61% =% Chg class by Median
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Town of Harrison - Residential Property Class

COUNTY: GRAMNT CLASS RESIDENTIAL ASSESSMENT YEAR: 2004

Assessment Appraisal Assessment Appraisal RATIO
Land I Land Total Total LAND IMAF TOTAL

149 2300 1,337 500 433100 2171900 1.486,800 2 605,000 2447% B158% H707%
Land Improved Total AGGREGATE 47 .07%
650,800 5185 100 5,835,900 ME AN A6 .55%

22 9% 25 8% 25.5% MEDIAN: 55 B6%

21
100 9 FRD: 99.07%
21.0% 23.3% COD {calc): 12.51%
AGGREGRATE RATICE $1,887 900 $8419800 $10,307 700

$685, 100 $6,230,600 Sales Only Mon Sales

$1,202,800 $2189 200 3¢ hean: 57 72% 5635%

17557% 35 14% Count: 3 18
34 47% 61 58%

1% = % Cha class by Median
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Town of Harrison - Commercial Property Class

DISPERSION ANALYSIS T. HARRISON

MONTH: a

Technician: SHAROM I YEAR: 2004

| APFRAISER: J. PENDL

Date Entered: 11/26/04
District: T. HARRISON  COUNTY: GRAMNT CLASS COMMERCIAL ASSESSMENT YEAR: 2004
CODE: D20
=AMPLE sale Assessment Appraisal Assessment  Appraisal RFATIO
M MARMERID Date Land Imp Land Imp Total Total LAND [P TOTAL
1183 2,000 43,200 8,400 93,200 45,200 1 101,600 28 71%  46.35%  4547%
2540 8,000 18,000 12400 20,000 26,000 22400 B4 52% )  S0.00%  B80.25%
TOTAL 11,000 51,200 200800 113,200 T2200 134,000 5288%  5406%  53.88%
CLASS vws. SAMPLE Comparison: Land Improved Total AGGREGATE  53.858%
Total Class Asmt. Value = 11,000 51,200 72,200 P EAN: 5.99%
Percent of Value = 100.0% 100.0% 100.0% MEDIAN: 0.00%
SAMPLE SIZE = 2
Total Parcel Count = 2 2 PRLC: 11.11%
Percent of Count= 100.0% 100.0% COD (calcy | #DMDI
PROJECTED FULL WALUE BY AGGREGRATE RAT $20,800 $113,200 $134,000
BASE WALUE OF CLASS = $10,100  $56 400 aales Only Mon Sales
Daollar Change = £10,700 56,800 Mean: 0.00%  B2.86%
Percent Change = 105.94%  100.71% Count: a 2
CLASS RATIO = 52.88% 84 06%

Total Class Projection % change by Median ratio =

0.00% =% Chg class by Median
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Town of Harrison — Other Property Class

DISPERSION ANALYSIS T. HARRISOH
Technician, SHAROMN MORTH: 1] YEAR: 2004 AFPPRAISER: J. PEMDL
Date Entered: 1126004
District: T. HARRISORN COUMTY: GRAMT CLASS: OTHER ASSESEMENT YEAR: 2004
CoODE: D20
SAMPLE =ale 20 Azzessment Appraisal Azzessment  Appraisal RATIO
Mo, MAMERID Date Price anc I Land Iimig Toital Total LAMD IMAP. TOTAL
4524 Jun-02 1 1189,200 41,100 119,500 41,100 119,500 0.00% | 34.39% 34.39%
1 %3 Aug-02 0 59,500 42,400 9,500 42400 89,500 0.00% | 4737% 47.37%
763 33,200 E5,000 33,200 65,000 0.00% |  51.08% 51.05%
3 440-0010 Feb-03| 51,700 27,000 51,700 27000 51,700 0.00% | S5222%| 5222%
24 B30 47,300 &4 900 47 300 &4,900 0.00% 55 71% 5571%
29 719-0010 36,500 B5,300 36500 £5,300 0.00% | 5590% 5580%
991 34,700 58,700 34,700 59,700 0.00% ) S5812% 5512%
12 25 73,900 122,000 3,900 122,000 0.00% | BOS7H  B05S7%
L £5,600 105,200 65 500 105,200 0.00% | BOE3%  BO0E3%
a0 536 43,700 T4 800 43,700 74,800 0.00% | BS02% 6502%
2525 g0,600 117 600 G0,600 117,600 0.00% | 6554%  B65.54%
hE 95,400 135,700 95 400 138,700 0.00% | B578% B375%
11 a0 55,900 3,700 63,900 29,700 000% ) B911%  B911%
12 %73 45,500 65,300 45 G600 55,300 0.00% ) To14% 70.14%
13 a4 47,200 B4 400 47 200 g4 ,400 0.00% | 73.29% 7329%
14 62 22,500 30,000 22500 30,000 0.00% | 7a00% F5.00%
15 499 81,200 103,300 81,200 103,300 000% TaE1% TEE1%
1032 78,000 Q7 700 ¥8,000 97,700 0.00% | 7984%  79.54%
13 340 g,100 700 g,100 7 a00 0.00% &1.33% 81.33%
16 528 25,000 109,200 938,000 109,200 0.00% | 8974%  8974%
2 103-0010 Apr-0a] 25700 23,500 B N o - ae— ey s — s — i e W
TOTAL 0 1,097 E00 0 1,699,500 1,097 600 1,699,500 0.00%  B457%  B457%
CLASS v SAMPLE Comparisor  Land Improved Total AGGREGATE  B4.57%
Total Class Aszmt. Yalue = 0 6,294 400 6,594 400 MEAN: G604 %
Percent of Yalue = 0.0% 16 6% 16.6% FAEDL&M; B5.54%
SAMPLE SIZE = 21
Total Parcel Court = 0 161 PRD:  10227%
Percernt of Count = 0.0%; 13.0% COD (calc]: 16.41 %
PROJECTED FULL %ALUE BY AGGREGRATE RATIO = 0 10212400 F10,212 400
BASE WALLUE OF CLASS = O 5T 213900 F7 215800 Sales Only Mon Sales
] Dollar Change = O F2995:500 $2,995 500 Mean: 26.36%  B3.32%
Slide 33 Percent Change = 0.00% 41 57% 41 57% Court: 4 17
CLASS RATIO = 0.00% Gd 5T G 57 %

Tatal Clasz Projection % change by Median ratio =

33.38% =% Chyg clazs by Median




Field Review Cycle

 Grant County -
e lowa County -

e Vernon County -
o Lafayette Co. -
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History of Equalized Value
Changes (1995 — 2005)

Total Change AvQ. per Yr.

Grant 68.5% 6.2%
Lafayette 41.9% 3.8%
Richland 79.0% 7.2%
lowa 75.0% 6.8%
Crawford 79.5% 7.2%
Vernon 80.8% 7.3%

State 87.1% 7.9%
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Town of Harrison — 2005 Major Class Comparison

WISCONSIN DEPARTMENT OF
EUREADU OF EQUALIZATION

REVENUE (THIHEOOZ)

ALREL 7e
COUNTY ZEZ
TOTIH ozo

SO0UTHEEN
GRANT
HARRISON

TOTAL ASSEZSED TOTAL STATE

PROPERTY CLASS  WALUE (DOLLARS) WALUE (DOLLADS)
2008 NON-COMPLIZNCE 1-RESIDENTIAL 5,931,200 10,529,400
HOTICE 2-COMMERCIAL 72,200 140,700
4-AGRICULTURAL 1,945,300 z,775,300

E-STM OF 5,5M,6,7 5,347,200 16,426,300

P-PERSONAL 220,000 328,500

*+T_TOTAL 16,585,900 30,200,200

004 1-BESIDENTIAL E,835,900 €,915,700
2-COMMERCIAL 72,200 €6, 500

4-AGRICULTIURAL 2,358,100 2,788,100

5-STM OF &,5M,&,7 g,752,500 12,639,400

P-PERSONAL 245,000 zal,800

*+T_TOTAL 17,266,700 zz,701,500

z003 1-BESIDENTIAL £,575,800 &,20%,800
2-COMMERCTAL 72,200 €4, 500

4-AGRICULTURAL 2,499,400 2,751,800

E-STM OF 5,6,7 5,891,820 11,211,200

P-PERZONAL 175,400 127,100

*+T-TOTAL 17,212,650 20,364,400

zooz 1-BESIDENTIAL 5,267,500 5,602,100
2-COMMERCIAL 72,200 62,600

4-AGRICULTURAL 3,513,600 3,667,700

E-STM OF 5,6,7 5,737,580 10,632,600

P-PERZONAL 144,000 151,600

*+T_TOTAL 17,724,850 20,116,600

MAJOR CLASS COMPARTISON FOR 2005

MAJOR CLAZS
% 0OF TOTAL
TALUE

34.87
.47
TEx

L4 .39

1.0%9
10000

30.46
_E3
TEx

LE.58

1l.z29
10000

30.4%9
J3E
EET

LE. 0L
_BE

l00.00

Z7.85
.31
TEx

LEEz.8kt
7L

l00.00

**TOTAL INCLUDES AG. LAND WVALUE FOER THE PURPOZE OF CALCULATING MAJOR CLASE % OF TOTAL

***AGRICULTUORAL CLASS OF PROPERTY IS NOT COMNSIDERED A MAJOR CLASS PER STATUTE

CLAZS

LEVEL

OF

AZBERS

%)

SE.
Sl.
70,
Lo
70,
Ed.

24,
108,
g4
g3,
24,
TE.

2a.
111.
0.
7a.
136,
54,

94,
115,
9E.
BE.
L
2.

20
31
o9
gz
oz
2z

a9
L7
La
25
93
o0&

73
94
2z
21
43
SE

03
24
20
1a
93
1&

DATE:
PAGE:

lo0s24 /08
404

ALL MATOR MAJOR CLASE(S)

CLASSES IN

COMPLIAMCE

HNO

HNO

HO

i}

OuUT OF
COMPLIAMCE

E-EM-&-7

S-5M-&-7
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Town of Harrison - Residential Class Property

Slide Residential Disp. 2



Town of Harrison - Residential Class Property

DISPERSION ANALYSIS 1. HARRISON
Technician: SHARON MOMTH: n YEAR: 2004 APFRAISER: J. PENDL
Date Entered; 1172604
District: T. HARRISON  COUNTY. GRANT CLASS: RESIDEMTIAL ASSESSMEMRT YEAR: 2004
CODE: D20
SAMPLE Sale Aggesoment Appraizal Assessment  Appraizal RATIO
_ MO _ MAMEFID _ _ _Date  __Land _ _ _Imp __ _Land ___ Imp ___ _Total ___ Total ___LAND __ IMF_ __TOTAL
TOTAL 149 300 1,337,500 433,100 2171900 1,486,800 2,605,000 34T%  B1.A8% AT.O7%
CLASS vs. SAMPLE Comparisc) Land lmproved Total AGGREGATE  a7.07%
Total Class Asmt. Value = | 50,800 4,185,100 5,835,900 MEAM: A6.55%
FPercent of Walue = 22.8% 25.8% 28.5% MEDIAM: 55.66%
SAMFLE SIZE = 21
Total Parcel Count= 100 a0 FRD: 99.07%
Fercent of Caount= 21.0% 23.3% CoD fcalt; 12.51%
FROJECTED FULL wALUE BY AGGREGRATE RATIO = §1,887 900 %8,415 800 $10,307,700
BASE WALLIE OF CLASS = FA235 100 F6 230 600 $6.915 700 Sales OnlyMon Sales
Diollar Change = §1,202,800 §2188200 §3,3592,000 Mean: A7T.72%  AB.35%
Fercent Change = 175.87% A5.14% 49.05% Zount; 3 13
CLASE RATIO = 34 47% A1 58% a6 62 %

81.61% =% Cho class by Median
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